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Housing Highlights
The proposed code:

• Retains the S.M.A.R.T. Housing and Tenant Notification & Relocation 
Assistance Programs

• Provides incentives for affordable housing development
• Parking reductions
• Transportation mitigation waivers

• Provides incentives for preservation of existing homes
• ADU incentive if you retain the structure (ADU does not count toward FAR when the 

existing house is preserved – house must be at least 10 yrs old)
• Allows smaller lot sizes so that existing homes in older neighborhoods can be 

considered conforming, allowing renovations & additions to occur instead of 
requiring the small lot to be combined with another lot to meet the minimum lot 
size requirement

• Draft 3 map is basically equivalent of what we have now – in general, no significant 
new entitlements

• Provides for missing middle by right in some zones
3



Consultant presentation to City Council, 2/13/18 Work Session
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Process for Developing the AHBP
Policy Objectives

• MFI
• 60% MFI for rental units
• 80% MFI for ownership units

• Affordability Period
• 40 years for rental units
• 99 years for ownership units

• Option to incentivize the creation of 2- and 3-bedroom units
• Incentivize on-site affordable units whenever possible
• Offer alternatives to increase participation in the voluntary program
• Tie to zones instead of geographic areas to expand application of program
• Affirmative marketing, unit dispersion & access, phasing requirements
• Replicate the framework of VMU to the extent possible
• Enforce through land use restrictions, monitoring, and reporting
• Implement through program rules
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Process for Developing the AHBP

Program Rules
• Program Rules will be created to implement the code language 

through the rulemaking process (City Code 1-2). This mandates a 
stakeholder process.

• Affordable Housing Criteria Manual will house program rules.
• Rules will provide the detail needed to explain and implement the 

program, and the flexibility to allow implementation procedures to be 
updated as needed through the rule-making process.

• Find out more in the “Proposed General Administrative Procedures 
for Affordable Housing Bonus Program” document.
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Process for Developing the AHBP

Modeling: Base and Bonus
• EcoNW was given the base entitlements for each zone by the CodeNEXT team.
• Working with the team, they proposed feasible bonus entitlements for each zone 

that would be attractive enough to generate bonus program participation.
• Negotiation and compromise among CodeNEXT team (reflecting community 

input) resulted in the base and bonus entitlements ultimately provided in the 
code drafts.

• NHCD’s goal was to create base and bonus entitlements that made participation 
in the program as attractive as possible, and to allow bonuses in as many zones 
as possible. These recommendations were provided to the CodeNEXT team 
throughout the process.
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How does the Affordable Housing Bonus Program Work?
Example: Mixed-use building in a zone with a “–A” designation
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Step 1: Find the zoning for the parcel     
Use CodeNEXT Draft 3 map: https://codenext.engagingplans.org/codenext-comparison-map
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MU4B-A
Most Similar To GR

Minimum Lot Size 5,000 sq ft

Units Per Acre 0 (-A requirement)

Building Height 60’

Floor-to-Area Ratio 2.0

Building Cover 75%

Impervious Cover 90%

Form Controls* Additional

Affordable Housing 
Bonus Available?

Yes

Bonus +36 dwelling units/acre
+3.0 FAR
+15’ height

* Form controls refer to lot size & width, setbacks, etc. Additional form controls add FAR limit & compatibility. 

Step 2: Find the base & bonus entitlements
Use CodeNEXT Draft 3 text: https://codenext.civicomment.org/
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Step 3: Find the area for the rental set-aside geography 
Use Affordable Housing Bonus Program Potential Rental Set-Asides map: http://arcg.is/1feGHX
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Step 3: Find the area for the rental set-aside geography
Use Affordable Housing Bonus Program Potential Rental Set-Asides map: http://arcg.is/1feGHX
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Step 4: Find the percent of affordable units to set aside
Use the Proposed Administrative Procedures for Affordable Housing Bonus Program:
http://austintexas.gov/sites/default/files/files/Planning/CodeNEXT/Proposed_Admin_Procedures_AHBP_2-12-18.pdf
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Step 5: Determine 
the bonus area & 
community 
benefit 
requirements
Use CodeNEXT Draft 3 
table 23-3E-1040(A): 
https://codenext.civicomm
ent.org/

MU4B-A
Bonus +36 dwelling units/acre

+3.0 FAR
+15’ height

√
√
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Example Development Assumptions
• Mixed-use building with 72 units and ground floor retail
• 40,000 sf per floor
• Proposed FAR 5.0
• On a 1-acre site

• Max base dwelling units allowed: 0/acre (-A requirement)
• Max base FAR allowed: 2.0

• First: Calculate the non-residential bonus area and fee

• Second: Calculate the residential bonus area and unit requirement

• Third: Add up the non-residential fee and residential unit requirement to get total community 
benefit requirement

Step 5: Determine the bonus area & community benefit 
requirements
Use CodeNEXT Draft 3 table 23-3E-1040(A): https://codenext.civicomment.org/
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𝑁𝑁𝑁𝑁𝑁𝑁 𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅 𝐺𝐺𝐺𝐺𝑁𝑁𝑅𝑅𝑅𝑅 𝐹𝐹𝑅𝑅𝑁𝑁𝑁𝑁𝐺𝐺 𝐴𝐴𝐺𝐺𝑅𝑅𝑅𝑅 ×
𝑃𝑃𝐺𝐺𝑁𝑁𝑃𝑃𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 𝐷𝐷𝑅𝑅𝐷𝐷𝑅𝑅𝑅𝑅𝑁𝑁𝑃𝑃𝐷𝐷𝑅𝑅𝑁𝑁𝑅𝑅 𝐹𝐹𝐴𝐴𝑅𝑅 − 𝐴𝐴𝑅𝑅𝑅𝑅𝑁𝑁𝐴𝐴𝑅𝑅𝑅𝑅 𝐵𝐵𝑅𝑅𝑅𝑅𝑅𝑅 𝐹𝐹𝐴𝐴𝑅𝑅

𝑃𝑃𝐺𝐺𝑁𝑁𝑃𝑃𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 𝐷𝐷𝑅𝑅𝐷𝐷𝑅𝑅𝑅𝑅𝑁𝑁𝑃𝑃𝐷𝐷𝑅𝑅𝑁𝑁𝑅𝑅 𝐹𝐹𝐴𝐴𝑅𝑅

40,000 𝑅𝑅𝑠𝑠 ×
5.0 − 2.0

5.0 24,000 𝑏𝑏𝑁𝑁𝑁𝑁𝑏𝑏𝑅𝑅 𝑅𝑅𝑠𝑠

Calculate the non-residential bonus area and fee:

𝑁𝑁𝑁𝑁𝑁𝑁 𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅 𝐹𝐹𝑅𝑅𝑅𝑅

24,000 𝑏𝑏𝑁𝑁𝑁𝑁𝑏𝑏𝑅𝑅 𝑅𝑅𝑠𝑠 $2 $𝟒𝟒𝟒𝟒,𝟎𝟎𝟎𝟎𝟎𝟎

Step 5: Determine the bonus area & community benefit 
requirements
Use CodeNEXT Draft 3 table 23-3E-1040(A): https://codenext.civicomment.org/

From table 23-3E-1040(A): 

MU4B-A
Bonus +36 dwelling units/acre

+3.0 FAR
+15’ height

√
√
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43.2 ~ 44 𝑏𝑏𝑁𝑁𝑁𝑁𝑏𝑏𝑅𝑅
𝑏𝑏𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅

Calculate the residential bonus area and unit requirement:

𝑃𝑃𝐺𝐺𝑁𝑁𝑃𝑃𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 𝑈𝑈𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 ×
𝑃𝑃𝐺𝐺𝑁𝑁𝑃𝑃𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 𝐷𝐷𝑅𝑅𝐷𝐷𝑅𝑅𝑅𝑅𝑁𝑁𝑃𝑃𝐷𝐷𝑅𝑅𝑁𝑁𝑅𝑅 𝐹𝐹𝐴𝐴𝑅𝑅 − 𝐴𝐴𝑅𝑅𝑅𝑅𝑁𝑁𝐴𝐴𝑅𝑅𝑅𝑅 𝐵𝐵𝑅𝑅𝑅𝑅𝑅𝑅 𝐹𝐹𝐴𝐴𝑅𝑅

𝑃𝑃𝐺𝐺𝑁𝑁𝑃𝑃𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 𝐷𝐷𝑅𝑅𝐷𝐷𝑅𝑅𝑅𝑅𝑁𝑁𝑃𝑃𝐷𝐷𝑅𝑅𝑁𝑁𝑅𝑅 𝐹𝐹𝐴𝐴𝑅𝑅
72 𝑏𝑏𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 ×

5.0 − 2.0
5.0

𝑃𝑃𝐺𝐺𝑁𝑁𝑃𝑃𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 𝑈𝑈𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 ×
𝑃𝑃𝐺𝐺𝑁𝑁𝑃𝑃𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 𝐷𝐷𝑅𝑅𝐷𝐷𝑅𝑅𝑅𝑅𝑁𝑁𝑃𝑃𝐷𝐷𝑅𝑅𝑁𝑁𝑅𝑅 𝐷𝐷𝑈𝑈𝐴𝐴 − 𝐴𝐴𝑅𝑅𝑅𝑅𝑁𝑁𝐴𝐴𝑅𝑅𝑅𝑅 𝐵𝐵𝑅𝑅𝑅𝑅𝑅𝑅 𝐷𝐷𝑈𝑈𝐴𝐴

𝑃𝑃𝐺𝐺𝑁𝑁𝑃𝑃𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 𝐷𝐷𝑅𝑅𝐷𝐷𝑅𝑅𝑅𝑅𝑁𝑁𝑃𝑃𝐷𝐷𝑅𝑅𝑁𝑁𝑅𝑅 𝐷𝐷𝑈𝑈𝐴𝐴
72 𝑏𝑏𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 ×

72 − 0
72 72 𝑏𝑏𝑁𝑁𝑁𝑁𝑏𝑏𝑅𝑅 𝑏𝑏𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅

When more than 1 bonus is taken, choose the greatest

Step 5: Determine the bonus area & community benefit 
requirements
Use CodeNEXT Draft 3 table 23-3E-1040(A): https://codenext.civicomment.org/

MU4B-A
Bonus +36 dwelling units/acre

+3.0 FAR
+15’ height

√
√
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Total community benefit requirement: $48,000 for non-residential bonus fees and 5 units affordable at 
60% MFI for 40 years

Ensure affordable unit bedroom mix is proportionate to market-rate unit bedroom mix:
20% of market-rate units have 2 bedrooms, and 80% have 1 bedroom
So 20% of affordable units must have 2 bedrooms, and the other 80% must have 1 bedroom: 

• 2 bedroom units: 5 𝑏𝑏𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 × 20% = 1 unit
• 1 bedroom units: 5 𝑏𝑏𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 × 80% = 4 units

Step 5: Determine the bonus area & community benefit 
requirements
Use CodeNEXT Draft 3 table 23-3E-1040(A): https://codenext.civicomment.org/

4.32 𝑏𝑏𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 → 𝟓𝟓 𝒖𝒖𝒖𝒖𝒖𝒖𝒖𝒖𝒖𝒖 𝒎𝒎𝒖𝒖𝒖𝒖𝒖𝒖 𝒃𝒃𝒃𝒃 𝒂𝒂𝒂𝒂𝒂𝒂𝒂𝒂𝒂𝒂𝒂𝒂𝒂𝒂𝒃𝒃𝒂𝒂𝒃𝒃Multiply bonus units by set-aside requirement: 72 𝑏𝑏𝑁𝑁𝑅𝑅𝑅𝑅𝑅𝑅 × 6%
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Current Code CodeNEXT
Zone GR / CS MU3-A / MU4-A

Dwelling
units/acre No residential allowed

Residential only allowed by participating in 
Affordable Housing Bonus Program. “-A” 

requires that a % of total units be affordable:
Multi-family & Co-ops: 54 / 72
Townhouse & Work/Live: 24

Duplex: 18

Min. Lot Size 5,570 sf
Multi-family & Co-ops: 5,000 sf

Townhouse & Work/Live: 1,800 sf
Duplex: 4,000 sf

Min. Lot Width 50’
Multi-family & Co-ops: 50’

Townhouse & Work/Live: 18’
Duplex: 40’

Height (ft) 60’ 60’ (+15’ w/AHBP for MU4)
Building Cover 75% / 95% 75% / 90-95%

Impervious Cover 90% / 95% 90% / 95%
Parking Varies by use Varies by use

GR/CS in current code compared to MU3/MU4 in CodeNEXT
Without residential currently allowed by right:
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Current Code CodeNEXT
Zone GR-MU / CS-MU MU3 / MU4

Dwelling
units/acre

Efficiency: 54 (unlimited with VMU)
1-bedroom: 43 (unlimited with VMU)

2+ bedrooms: 36 (unlimited with VMU)

Multi-family & Co-ops: 36 (+18 or +36 
w/AHBP depending on zone)
Townhouse & Work/Live: 24

Duplex: 18

Min. Lot Size 5,570 sf
Multi-family & Co-ops: 5,000 sf

Townhouse & Work/Live: 1,800 sf
Duplex: 4,000 sf

Min. Lot Width 50’
Multi-family & Co-ops: 50’

Townhouse & Work/Live: 18’
Duplex: 40’

Height (ft) 60’ 60’ (+15’ w/AHBP for MU4)
Building Cover 75% / 95% 75% / 90-95%

Impervious Cover 90% / 95% 90% / 95%
Parking Varies by use (40% reduction w/ VMU) Varies by use (reduction allowed w/ AHBP)

GR/CS in current code compared to MU3/MU4 in CodeNEXT
With residential currently allowed by right:
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Questions/Discussion
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